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Credits
The FUTURE BRIXTON masterplan has been
commissioned by the London Borough of Lambeth.
The masterplan follows on from the Visioning
Framework for Brixton published in 2008, which
was commissioned by the London Development
Agency and prepared by ARUP, Stock Woolstencroft
and Gerald Eve.

Many individuals and a range of diverse
organisations and local community groups have
been involved in shaping the concept and content of
the masterplan. We would like to extend a special
thank you to local organisations and residents who
attended and gave valuable input to the consultation
workshop process.

The consultants involved in preparing the
masterplan include Stock Woolstencroft
(masterplanners and urbanists), BioRegional
(sustainability consultants) and Lambert Smith
Hampton (property and commercial consultants).

arChiteCture and urban planning
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Foreword
Brixton has a unique character. It has a distinctive history and built heritage. It is well known as a cultural
and creative centre and has a strong community of people from many different cultures.
Lambeth Council is committed to building on these strengths. We want to improve and regenerate the town
centre, and to do this we have worked with local people to develop a masterplan for Brixton.
The masterplan is a long term strategy, shaped by the local community, that will allow us to drive positive
physical change for the social benefit of all its residents.
The masterplan focuses on the long term sustainability for Brixton – environmental, economic and
cultural. We want to establish Brixton as a world leader on sustainability issues such as zero-carbon and
zero-waste development. In doing so, the plan adopts the ‘One Planet Living’ principles – an ambitious set
of guidelines for sustainable development developed by the BioRegional and the WWF - as a core set of
aspirations and structuring devices.
We want to increase Brixton’s economic viability by attracting private and public investment, and making
real improvements to the local environment such as establishing affordable workspaces which assist
a healthy business environment. In addition, better cultural initiatives and venues such as a new public
square, new lighting and public art schemes as well as improvements to existing sites will help Brixton’s
successful creative and cultural industry to flourish.
The masterplan identifies numerous practical projects that will make the most of opportunities to improve
the town centre as well as tackling long-term problems and issues. These projects fit within the six key
regeneration areas which cover Brixton Central, the High Street, the Town Hall area, Somerleyton Road,
Acre Lane and Coldharbour Lane. These draw particular attention to areas where the Council owns the
land and can instigate change, as well as where the Council can act as influencer when the land is privately
owned.
Each area strategy can be used as the basis for formal planning policy development, to be used in
conjunction with the Conservation Area Statement for Brixton. This study explores the historic character of
Brixton and provides guidelines for building conservation and new development.
The local community have been, and remain, central to the success of the masterplanning process. I
would like to thank all those who have taken part in consultation to date, and invite all Brixton residents
to continue to be involved in this process to help us define a successful, sustainable future for our town
centre.

Councillor lib peck
Cabinet member for Housing and Regeneration
London Borough of Lambeth
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1
introduCtion
the Future brixton masterplan sets out a ten-year plan

1.1 sustainability

for the growth and evolution of brixton town centre. it
is a wide-ranging, holistic plan that embraces the built

‘One Planet Living’ principles are used as a key structuring

environment and the mechanisms and systems that

device for the masterplan and its proposals, embedding

support it.

sustainable objectives at the heart of the Future Brixton
strategy. ‘One Planet Living’ promotes the creation of
communities that are self-sustaining and able to exist

the twin themes of genuine sustainability and

utilising only our per-capita allocation of world resources.

enhancement of brixton’s unique character are key to the

By using sustainability as a driving force, the masterplan

masterplan. sustainability, in its widest sense, lies at the

aims to generate a culture of active participation, whereby

heart of a plan which aims to reshape the town centre as a

residents are encouraged to engage in a town centre-wide

21st century urban exemplar.

pattern of sustainable living. On a neighbourhood scale this
will bring about a heightened sense of social and territorial
responsibility enriching Brixton’s communities and creating

the culture and heritage of brixton is its emblem, a single
unique characteristic that is as identifiable to brixton’s
community as it is to those who visit it from outside. the
successful incorporation, protection and enhancement of
this within the masterplan is key to ensuring that brixton
continues to be as distinctive in the future as it is today. in
support of this, other vital initiatives such as expanding
the economy of brixton, making the town centre safe and
accessible, and focusing on quality as a non-negotiable
priority are also focal points of the strategy.
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safer neighbourhoods.

1.2 CharaCter and Quality

1.3 management

The masterplan protects what is important to Brixton’s

The management and promotion of Future Brixton will

culture and heritage, enhancing the existing town centre

embody the ‘Made in Brixton’ ethos, conducted through

and ensuring that Brixton’s inherent character is reflected

innovative town centre management structures and other

in its continued evolution. Proposed new spaces and places

functional partnerships. The masterplan presents the

will be of high quality design, where innovation is key, in

opportunity to facilitate widespread change across Brixton

order to create a vibrant and unique urban environment

and to the wider context, working within the community to

both in terms of form and function. By creating a

nurture local enterprise and develop new relationships and

rejuvenated ‘public face’ for Brixton the masterplan aims

synergies. The town centre environment will embody the

to attract new investment into the town centre and re

ethos of ‘access for all’ in order to engage with all sectors

establish Brixton as a major destination.

of the population and re-establish Brixton as an equitable
and competitive urban centre.
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1
1.5 From Vision to plan
The development of the Future Brixton masterplan and its foundation
document, the 2008 Visioning Framework, has been informed by both
the need and emerging opportunity for sustainable intervention and
development. Opportunities for change and reshaping of Brixton town
centre have arisen as a range of key town centre sites (outside of
council ownership) are starting to come forward for redevelopment or
regeneration. The release of council assets as part of the masterplan
is a further opportunity that could have a considerable impact on the
complexion of the town centre.

4)

Somerleyton Road - the length of Somerleyton Road, with
satellite projects reaching into the surrounding residential
areas.

5)

Coldharbour Lane - a stretch of Coldharbour Lane from the
Barrier Block to Loughborough Junction.

6)

Acre Lane - a stretch of Acre Lane from the Tesco site,
westwards to Bedford Road / Kings Avenue.

The masterplan process provides a mechanism to assess these
circumstances and opportunities and put together a co-ordinated
regeneration and development plan. It reviews options, tests and
understands sensitivities and optimises regeneration solutions within
an integrated and managed approach.

Each area framework positions the area strategically, establishes
regeneration, land use and planning objectives and defines the key
regeneration and development opportunities.

The Visioning Framework establishes Brixton’s current position,
and sets out a physical development framework for the future of
the town centre. It identifies the following six key areas, which are
either currently failing physically, economically or socially, or have
the potential through projects or interventions to shape the vision of
Future Brixton:
1)

Brixton Central - the area of land between the viaducts and
Atlantic Road and Brixton Station Road.

2)

The high street - a stretch of Brixton Road, from Brixton
Academy in the north, to the Town Hall at the southern apex.

3)
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Town Hall area - the Town Hall and it’s environs between Acre
Lane and Brixton Hill.

The development of the Visioning Framework into the masterplan
has drawn on a process of consideration and refinement in order to
develop the vision into a spatial reality. Firstly a detailed consultation
process enabled councillors and other local stakeholders to react to
and participate in the further development of a spatial vision for the
town centre. Secondly a team of dedicated sustainability consultants
were engaged to develop the detailed structure of soft socially driven
projects, and hard physical projects, required to ensure that Brixton
develops a socially, economically and environmentally sustainable
town centre.

1.5.1 Consultation
The development of the masterplan has built on previous
consultation and analysis conducted in Brixton over the past ten
years. An extremely thorough and inclusive consultation process has
also been carried out at key stages, and as far as practically possible
the masterplan has sought to balance, integrate and promote the
issues, concerns, and aspirations arising from this process.

the proCess From Vision to plan
The masterplan consultation process involved a series of inclusive
activities designed to create a generative feedback loop through
which the concerns and ideas of local stakeholders could be
integrated. Throughout the consultation, the perception of Brixton as
a ‘special’ place has become clear, both in terms of what it currently
is and what it can become. The commitment level and detailed input
of all consultation participants has played an invaluable part in
shaping, informing and guiding the Future Brixton vision.
An overview of the consultation process and the feedback received
is provided as a supplementary document available for viewing from
Lambeth Council.

1.6 what does the masterplan do?
The masterplan is the means to direct regeneration and
development. It provides a series of site specific guidelines to inform,
strengthen and enhance the existing town centre, responding to the
range of issues and challenges facing Brixton as a place to live, work
and play. The masterplan is simply structured as an over-arching
physical regeneration plan for the town centre, proposing change
across the six key regeneration areas within the general masterplan
boundary.

Visioning Framework

public Consultation
masterplan development

a. masterplan
b. 6 Key areas

public Consultation

Future planning policy

The plan proposes a future for Brixton that combines the best current
elements with a new framework driven by sustainable principles, to
create an animated, adaptable and thriving Brixton for the future.
With a long history as a centre of innovation, Brixton can and should
lead as an exemplar 21st century town centre. Precedent has been
taken from the concept of an integrated urbanism, whereby the city is
considered as a self-contained organism, generating its own power
and managing its own waste, all on a local scale.

Consultation event discussing potential projects and
suggestions for areas of change.
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1
The physical description of the masterplan embraces the
‘hardware’ and ‘software’ of urban regeneration and development.
The ‘hardware’ identifies the places, spaces and buildings that
compose the urban plan, in this case the location and range of new
development sites, the streets and spaces and the regeneration
initiatives. In order to be sustainable, this ‘hardware’ should be
flexible to practical changes of use or scale of use. The ‘software’
identifies the proposed land uses contained within or assembled
around the development sites and regeneration initiatives (such as
new public spaces). The identification or ‘coding’ of these uses is
drawn from standard planning use classes and is set out in chapter 4.
The masterplan builds on a large number of earlier studies and
strategies and in particular has been developed using the principles
laid out in Lambeth’s Unitary Development Plan (UDP). It defines
the location of land uses, development capacities and massing,
regeneration initiatives, public realm improvements, the location of
new linkages and connections and the implementation of energy and
waste management strategies. It details development and design
proposals for individual sites and regeneration opportunities, which
have been tested across differing development models to respond to
the masterplan’s principles and objectives.
Broadly speaking, the masterplan operates as the means to specify
principles of good practice for future development and facilitate the
development of formal planning guidance.

12

The masterplan offers a comprehensive view of the future of the
town centre. This involves both public and private land ownerships,
key stakeholders such as Transport for London (TfL), the London
Development Agency (LDA) and the Greater London Authority
(GLA). The viability of the plan comes from a focused, sustained and
managed programme of regeneration. This implies an investment
and commitment from all involved in the transformation of the
physical and land use composition of the town centre.
The redevelopment and regeneration potential of key spaces and
sites lies with both public and private sector landowners. The Council
owns a seam of key sites in the eastern half of the town centre,
from Brixton Station Road south to Somerleyton Road. These sites
are pivotal to the regeneration of the Brixton Central area. Private
sector ownerships control key sites on the western half of the town
centre. The masterplan supports the re-investment, redevelopment
and regeneration of these sites, seeking to spread the benefit which
flows from their transformation within the town centre zone. The
overall viability of the masterplan is secured through the targeted
distribution of benefits from public and private land development
and regeneration and the co-operation and investment of key
stakeholders such as the LDA/GLA, TfL and Network Rail.

118.5HA

2
52.9HA

5

1
4

3
6
the masterplan and key regeneration areas
Masterplan study area > 118.5 HA
Key regeneration area total > 52.9 HA
1
2
3
4
5
6

Brixton Central > 9.5 HA
High Street > 9.5 HA
Town Hall > 10.4 HA
Somerleyton Road > 16.8 HA
Coldharbour Lane > 1.1 HA
Acre Lane > 5.6 HA

study area
regeneration
area

44%
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2
a sustainable masterplan
2.1 one planet liVing prinCiples
the opportunity exists to design cities, towns
and homes which enable people to lead
sustainable lifestyles. one planet living is
a global initiative based on ten principles of
sustainability developed by bioregional and
the wwF.

the Future brixton masterplan embraces
the concept of a sustainable urban future by
embedding the ethos of one planet living at
the core of its various strategies and projects,
putting in place the systems to ensure that
future generations enjoy a high quality of life
and strive to live within the carrying capacity
of one planet.

The Future Brixton masterplan uses the One Planet Living (OPL)
principles as a framework for the sustainability vision. These focus
on how the Earth’s resources are used to sustain our lives and to
absorb our waste. Living unsustainably beyond the regenerative
carrying capacity of the earth results in the degradation of the
environment, diminished human wellbeing and ultimately leaves
future generations a planet that is unable to sustain human life.
Evidence suggests that if worldwide resource usage was on a par
with current average European consumption, three planets would
be required to sustain life. It is commonly believed that energy use
in our buildings accounts for most negative environmental impacts,
but the Ecological Footprint Analysis shows that energy consumption,
transport, food, construction materials, consumables and waste
are the largest contributors. Therefore people’s lifestyles – how
they travel, what they eat and the waste they create – also have a
significant impact on the environment.
The ten One Planet Living principles are:
•
•
•
•
•
•
•
•
•
•

Zero Carbon
Zero Waste
Sustainable Transport
Local and Sustainable Materials
Local and Sustainable Food
Sustainable Water
Natural Habitats and Wildlife
Culture and Heritage
Equity and Fair Trade
Health and Happiness

These principles are used as a framework for visioning and
developing strategies for a sustainable Brixton.
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the masterplan clusters these ten principles into four
thematic ‘environments’:

today’s resourCe
Consumption

apply one planet
liVing prinCiples

Create brixton
enVironments

1

ECONOMy

2

SOCIAL /
CULTURE

3

SPATIAL

4

INFRASTRUCTURE

one planet liVing
in brixton

Housing
Zero Carbon

economic environment

Transport

+

•

Food
Consumables

=

loCal and sustainable Food
sustainable water

•

physical and spatial environment

•

infrastructure.

Government

natural habitats and wildliFe

+

social and Cultural environment

sustainable transport
loCal and sustainable materials

Fixed Capital

•

Zero waste

ONE
PLANET
LIVING

Culture and heritage
eQuity and Fair trade
health and happiness

Services

Reducing our resource consumption through One Planet Living
principles.

one planet living

objective

potential target

Zero Carbon

Eliminating CO2 emissions from heating, cooling
and powering our buildings.

All buildings and their fittings and fixtures
must be energy efficient and supplied by
renewable energy.

Zero Waste

Minimising waste and flows of waste to landfill in
a resource-efficient society.

At least 70% of waste by weight to be
reclaimed, recycled or composted and ideally
no more than 2% should be sent to landfill.

Sustainable Transport

Reducing the need to travel and providing
sustainable alternatives to private car ownership.

Transport related CO2 emissions of residents
need to be reduced in line with achieving
One Planet Living. Develop pedestrian
environments, more cycle lanes and expand
car club penetration.

Local and Sustainable
Materials

Optimisation of use of materials, in terms of their
source and their performance.

25% recycled content.
Inclusion of reclaimed materials .
25% reduction in embodied energy versus
‘standard alternative’.

Local and Sustainable Food

Maximisation of opportunities for use of local food Healthy diets should be promoted and
supplies.
minimum targets achieved for supply of
organic or low-environmental impact food and
local sourcing.

Sustainable Water

Minimisation of water consumption and
addressing flood risk issues.

Water efficiency and recycling must be
promoted in line with best practice, i.e. 80l/p/d.

Natural Habitats and Wildlife

Protection of the natural environment and the
habitats it offers to flora and fauna.

Net positive impact on biodiversity.

Culture and Heritage

Protection of the cultural heritage and the sense
of local and regional identity.

The valuable aspects of local culture and
heritage revived, maintained or enhanced.

Equity and Fair Trade

Promoting equity and fair trade within the
community.

Set targets to boost local economy, through
local employment. Ensure a ratio of imported
goods are fair trade.

Health and Happiness

Promoting well-being and healthy lifestyles.

Health and happiness of residents must be
promoted based on periodic residents’ surveys.

principle

The masterplan co-ordinates these themes under the headings
of: land use; transport and movement; public realm; designing out
crime; conservation; the physical environment; and the sustainable
town centre. These planning sectors are correlated with the existing
Unitary Development Plan (UDP) proposals map. Key projects and
principles are identified within each theme.

‘one planet living’ principal objectives and
targets for brixton
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2
2.1.1 economic environment
The masterplan seeks to offer sustainable economic development
approaches that benefit the local community and the town centre
environment, meeting the needs of the present generation without
compromising the ability of future generations to meet their own
needs. Sustainability ensures that environmental protection and
economic development are complementary rather than opposing
processes. This balance is an important aspect within the delivery
stages of the masterplan, when informed decisions will need to be
made about the level of sustainability and its delivery.
The masterplan seeks to create a thriving town centre by
strengthening and promoting Brixton’s homegrown economy. Brixton
must develop the capacity to sustain itself in a positive feedback
system of economic and skills capital. In order to strengthen the
capacity of local businesses and encourage new enterprise, high
quality spatial provision, affordability and accessibility become key.
The rich and colourful character of Brixton’s markets, reflecting the
town centre’s diverse social and cultural mix, must be protected,
enhanced and celebrated through the principles and strategies of
the masterplan. Future Brixton must safeguard and promote small
local enterprise and use its character and identity to develop a local
economy focusing on the creative and cultural industries. It must also
work closely with key business partners, helping them to develop and
grow as part of a new Brixton.

as such, this theme has the following objectives:
•

support, protect and provide for brixton’s key
business sectors, and economic unique selling
points: the markets, Creative and Cultural industries
(CCi’s), small and medium enterprises (smes) and
third sector organisations, providing space and
facilities needed to ensure economic growth.

•

improve retail space, catering for both independent
traders and larger stores in order to satisfy both
existing and potential businesses, and ensuring that
there is no dominance of one sector over another.

•

increase diversity of business and economic activity
within the town centre.

•

strengthen brixton’s strategic position within
london, the sub-region and internationally.
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•

develop and promote brixton as an attractive visitor
destination.

•

improve leadership within the town centre.

•

establish a new management structure/
organisation, and encourage the creation of crosssector partnerships, allowing brixton to shape its
future.

•

promote co-working between landowners and key
stakeholders for the benefit of the town centre.

•

activate frontages and enhance evening and night
time uses, whilst protecting residential amenity and
quality of living for local communities.
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2
2.1.2 social and Cultural environment
Brixton’s social and cultural environment is made up of a rich
mix of physical assets, cultural activities and resources. Brixton’s
sustainability agenda should be focused on the development
of programmes that promote social interaction and cultural
enrichment. The need for sustainability is not only about retaining
industries, employment and local services, it is also about
sustaining the values of the community, identity, and sense of place.
Sustainability objectives should ensure an equitable future for all
people living in Brixton creating an inclusive community and equal
opportunities without limiting the quality of life of future generations.
They should emphasise the protection of vulnerable and sensitive
communities and assets in the town centre, and respect social
diversity, ensuring that social capital is prioritised.
The masterplan’s social and cultural theme deals with the needs
and potential of the town centre to reinforce, promote and diversify
its social and cultural environment, through the development or
regeneration of places and spaces, streets and squares, with more
(and new) uses and activities, new buildings, and a greater sense of
ownership.

as such, this theme has the following objectives:
•

strengthen the skills and confidence of people
and community groups, through the provision of
improved social infrastructure, to enable them to
take a leading role in the future of brixton.

•

improve quality of education and skills facilities,
giving the local community the means to fulfil their
own aspirations. target training programmes to suit
specific employment needs and the aspirations of
community groups.

•

expand and improve the range of community and
cultural assets to help brixton’s communities to
express their creative talent.

•

ensure social/healthcare provision improves the
quality of life of the resident population.
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•

ensure a balanced mix of housing tenure that
suits the needs of both the existing and potential
population and improve the overall quality of
housing to create a ‘town centre living draw’,
utilising innovative housing design.

•

provide an affordable and high quality leisure offer.

•

Create and build upon existing cultural and leisure
quarters for brixton.

•

use culture and built heritage as a driver for
regeneration across all sectors.

•

develop and implement a range of projects that will
ensure a lasting legacy for brixton.
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2
2.1.3 physical and spatial environment
The One Planet Living (OPL) principles of equity, health and
happiness have guided the spatial articulation of the masterplan,
which seeks to create a safer, greener Brixton. The masterplan offers
guidance on the development and regeneration of other important or
sensitive sites. It sets out proposals for the creation of an enhanced
public realm, the creation of new public spaces, the transformation of
existing streets and spaces and the development of new connections
and links. It identifies the potential location for taller buildings.
Finally it locates urban ecological networks, spaces for living, places
for growing, and integrates these into the historic urban fabric.
The adoption of these principles has acted as both a filter and a
promoter of urban regeneration. The founding principle underpinning
OPL is the development of an integrated living system. For Brixton
this means the repair, renewal and intensification of its urban fabric,
re-inhabiting and reactivating streets and spaces that have atrophied
or become redundant, restoring its heritage and its prospects,
bringing the centre back to life, and reforming its energy, waste and
management systems. The masterplan has responded to OPL’s focus
on the living environment through the protection of Brixton’s heritage
and culture and the development of new public spaces and places.
Sustainable building and environmental principles will inform the
development of new built form.
The regeneration of Brixton as an exemplar relies on a combination
of ease of access and a high-quality built environment that is
fundamentally ‘Brixton’ in character. Recognising the need for spatial
connectivity in central Brixton promotes the removal of barriers
and blockages to movement, thereby enabling the intensification of
access and footfall. The preservation and sympathetic improvement
of the built environment and public realm coupled with a planning
programme that actively requires high quality development can
create a revitalised town centre which local people can be proud of.
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as such, this theme has the following objectives:
•

improve and enhance the public realm throughout
the town centre, providing a more unified and
navigable urban environment.

•

ensure redevelopment of brixton’s public realm
and key town centre sites as a means of driving
regeneration.

•

improve brixton’s public realm taking its unique
cultural heritage as inspiration, making it safe and
attractive with high levels of urban comfort.

•

protect and enhance brixton’s unique character by
ensuring development is at the appropriate scale
and of the highest quality.
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2
2.1.5 infrastructure environment
Brixton’s infrastructure provides for energy and waste production
and management, and should inform and regulate the use and
recycling of energy, and water. These systems should be local as far
as practically possible, enabling Brixton to manage itself and adapt
its own future. Transport systems should progressively develop
appropriate sustainable transport choices. Brixton should manage its
interface with city-wide infrastructure systems such as bus, tube and
rail networks, enabling it to determine the best and most appropriate
solutions for itself. Brixton’s town centre management infrastructure
should convene and support the self-governance and ownership of
the town centre, potentially using currently acknowledged systems
such as Business Innovation Districts (BIDs).
Key principles such as the use and development of energy and
waste strategies have helped cluster regeneration projects, areas
and neighbourhoods together, proposing the development of energy
centres serving these clusters. Approaches to waste recycling and
management have promoted the development of centralised waste
facilities located in areas within the development/regeneration
clusters. The aspiration to create a sustainable living town centre
focuses guidance on construction technologies, energy efficient
structures, and Building for Life programmes. It has also targeted
the intensification or optimisation of uses and development
capacities on key sites, enabling district heating and energy systems
to become viable.

as such, this theme has the following objectives:
•

establish brixton as a leader in sustainable
development.

•

improve interchange between public transport
modes as a method of creating environments of
interaction and exchange, and of decongesting the
town centre.

•

encourage the use of sustainable transport modes.

•

establish appropriate mechanisms that will
maximise private sector investment in the town
centre.

•

balance the different demands of town centre
users (e.g. residents, businesses, community
and voluntary groups, and visitors) to ensure
regeneration meets all needs.

22
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2
2.2 implementing a sustainable
inFrastruCture
Sustainable development is stated as a key theme underlying the
Lambeth Unitary Development Plan (UDP), and this is supported by
the preparation of a Supplementary Planning Document (SPD) on
Sustainable Design and Construction (SDC) which includes a range of
more detailed policy requirements. Similarly the London Plan and the
GLA’s SPD on SDC place further emphasis on sustainability, and the
London Climate Change Action Plan sets out an ambitious plan for
achieving a 60% reduction in London’s CO2 emissions by 2025.
These documents focus on the key issues of energy, water, waste,
transport and materials, whilst also drawing on over-arching
sustainability indicators such as the Code for Sustainable Homes
(CSH) and Building Research Establishment Environmental
Assessment Method (BREEAM). The SPD on SDC identifies BREEAM
‘Excellent’ and CSH Level 4 as the levels Lambeth wish to see
developers achieving. This should be viewed as an initial requirement
as nationally there is the target for all new homes to be zero carbon
by 2016 (i.e. CSH Level 6).
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Efficient use of energy is at the heart of the sustainability strategies
of both the UDP and the London Plan. All developments need to
follow the ‘lean, clean, green’ approach of:
•
•
•

Energy efficiency and conservation measures.
Efficient use of energy though Combined Heat and Power
(CHP) and Combined Cooling Heating and Power (CCHP).
Incorporation of renewable energy technologies.

To meet these requirements buildings need to take account of solar
orientation and thermal mass and meet best practice levels in
insulation and air tightness. This then needs to be supported by on
site energy generation incorporating a minimum of 20% renewable
energy.
Transport is the only sector of the UK economy with growing
emissions and both the UDP and London Plan identify promoting
sustainable transport as a key strategy for reducing carbon
emissions. Developments will be expected to restrict reliance on the
private car by minimising parking and encouraging ‘soft modes’ of
transport such as walking and cycling. This will need to be supported
by offering good local facilities, the promotion of mixed-use
developments and the use of efficient public transport.

Adhering to the waste hierarchy is a requirement of the UDP, with
waste reduction in both construction and occupation needing to
be demonstrated. Both the Lambeth SPD and the GLA’s SPD on
SDC identify the importance of using sustainable materials, thus
materials with a lower embodied energy and a high-recycled content
should be favoured in construction.
The London Plan requires the application of water efficiency
measures, including the reuse of water, and so rainwater harvesting
and grey or black water recycling will need to be incorporated.
Similarly the importance of preserving biodiversity is identified in
both the UDP and the London Plan. There are a number of strategies
identified but Lambeth’s SPD particularly highlights the need for both
green and brown roofs.

A local policy framework and implementation strategy is vital to
ensuring the long-term success of infrastructure development.
Local policy on infrastructure development and provision will need to
address targets for energy, waste and water reductions at both the
individual development and local authority level when considering
options for the provision of facilities through district scale
infrastructure. The district level infrastructure systems selected for
the Brixton Masterplan, e.g. for the provision of heat and electricity,
will significantly impact on the design and construction of future
developments. It is therefore essential that infrastructure plans are
based on long-term sustainability principles, giving consideration to
the evolution of technologies and policy demands into the future.

2.2.1 sustainability action plan
To achieve the carbon emission reductions identified in London’s
Climate Change Action Plan, and to move Brixton towards One
Planet Living a more proactive role to development will be required.
Therefore all new development in Brixton will be required to
support a Sustainability Action Plan. This should identify both how
the construction of the buildings has minimised impact on the
environment but also how the ongoing management will allow
occupants to continually reduce their carbon emissions.

25

3
brixton today

brixton town centre has a global reputation
for its vibrant and diverse communities,
dynamic cultural offering and range of key
attractors. there is however a parallel image
which is equally well publicised, that of social
inequality, race and ethnicity issues, crime
and deprivation. this strong identity provides
the stepping stones for the masterplan to
build upon, both in terms of building a socially
equitable and accessible town centre, whilst
simultaneously ensuring that the positive
aspects of brixton’s unique character are
inherent in future town centre development.
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Brixton’s cultural assets have become symbolic
of the locations and streets they occupy. They
are distributed throughout the town centre,
and have a major shaping influence on people’s
perceptions and spatial readings of Brixton’s
identity. These ‘hidden gems’ are fundamental to
the future of Brixton, and will be enhanced and
celebrated through the masterplan strategies
and proposals.

1 Markets and retail
2 Landmarks
3 Leisure and recreation
4 Streets/public realm
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3.1 patterns oF use
Brixton town centre can be read as a sequence of core character
areas, each with their own primary function and ensuing levels of
activity and competitiveness. Brixton Road constitutes the primary
retail spine, whilst the Town Hall area makes up the core civic
quarter. Brixton Central is characterised by a tighter grain of local
shops and services, including the under-performing markets
and various social infrastructure hubs, and the Somerleyton area
constitutes a major piece of planned urban living, currently under
utilised and largely considered to be unsafe. Together these
elements can be read as individual quarters, however they exist
within an integrated system of satellite uses and complex spatial
relationships.
A mapping of land use and activity throughout the town centre
enables us to understand how Brixton works and illustrates key
attractors and activity zones as well as areas of under-use. This
underpins a rationale for the masterplan’s proposed land use
distribution, in order to address the fault lines that have occurred
between town centre uses, remedying the failures where lack of
activity has atrophied parts of the centre.

3.1.1 retail uses
Brixton has a retail offer which is under-realised in terms of its
potential. Brixton’s commercial town centre is predominantly formed
around the cross-axis of Brixton Road and Acre Lane/Coldharbour
Lane. These two routes, one (Brixton Road) heavily trafficked,
form the most visible shopping frontages in Brixton. Between and
behind these two thoroughfares are a network of streets, arcades
and market spaces which form the varied retail and commercial
districts of the town centre. The pattern of retailing responds to the
intensity of footfall on Brixton Road and the day-time attraction of
the markets, which draws people primarily along Electric Avenue
and to a lesser extent from Brixton Station Road, Atlantic Road and
Coldharbour Lane.
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The main retail anchors cluster on Brixton Road feeding off the
activity around the main bus stops and tube entrance. No other
significant anchor locations currently exist outside Brixton Road
except Tesco on Acre Lane. Other secondary retail and service uses
are located on Acre Lane, Coldharbour Lane, and Brixton Road/
Stockwell Road.
A3 and A4 food and beverage uses, and in particular Brixton’s bar,
cafe and restaurant offer, are distributed across the town centre.
Notable bar and café hotspots are on Coldharbour Lane/Railton
Road, the junction of Brixton Road and Acre Lane/Coldharbour Lane
(offering largely fast food) and the northern section of Brixton Road
(which responds to the night-time draw of the Brixton Academy).
Brixton Station Road and its adjoining railway arches provide a
smaller pocket of bars and cafes.
Patterns and trends show the contraction of the retail core from its
historic extent (notably from Popes Road and Brixton Station Road)
and the subsequent decline of former retail and commercial uses
in these secondary or marginalised locations. This is compounded
by the apparent and continued downgrading of the commercial offer
on the high street, reinforced by the exodus of key retailers and
pressures of the current economic climate. Current trends are now
targeting the lower end of the market rather than supporting its
mid or upper market potential, amplifying the town centre’s lack of
competitiveness.
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3.1.2 markets

3.1.3 Commercial uses

The markets are a key feature of Brixton’s character, which despite
changes over time, continue to provide goods and services to the
local community. The markets occupy three distinctive typologies:

The commercial use patterns show a dispersed arrangement
across the town centre, reinforced by the distribution of the largest
office buildings. The pattern of use provision is split between these
large-scale 1970-80s office buildings (located on Stockwell Road,
Popes Road, Brixton Road, Brixton Hill and to a lesser extent on
Acre Lane) and the small-scale recycled or adapted office spaces
embedded in the upper floors or on the side streets of the core town
centre (Brixton Road, parts of Electric Lane and Brighton Terrace,
Coldharbour Lane and Beehive Place). The Council is the largest
single commercial space user and employer in the town centre with a
scattered distribution of commercial holdings across the study area.

• A series of historical arcades.
• Street-front shops.
• Street markets.
There are four key markets located in the town centre: Reliance
Arcade; Market Row; Brixton Village and Granville Arcade, as well
as the street vendors located in Electric Avenue, Popes Road and
Brixton Station Road. Brixton Arcades were built in the first part
of the twentieth century when market traders were relocated from
Brixton Road. The arcades form a series of three architecturally
distinct connected blocks. The change of architectural styles and
engineering materials forms a culturally and socially rich setting that
embodies a real sense of place.
The diversity of market trading space creates a unique retail
environment and experience which should be capitalised upon. The
internal arcades, though important in character, are run-down and
have in places been altered detrimentally by inhabitants. The arcades
and street markets have short trading hours, closing at 4pm, thereby
not benefiting from key evening commuter traffic that passes through
Brixton (with the majority of users coming from lower-income
brackets, translating into low-spend and low-turnover).
The markets can be considered to have been in decline over the last
10-15 years. Granville Arcade in particular is now suffering from
economic dereliction and many stall holders have closed and moved
away. The economic and physical safeguarding of the markets is a
crucial element of the masterplan strategy.
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Somerleyton Road currently includes single storey industrial space
provision and a temporary council depot facility to the south.

3.1.4 residential uses
The pattern of residential use across Brixton shows it reaching
almost into the heart of the town centre. The highest density
uses, such as the Canterbury Gardens estate, whilst physically
central, tend in fact to be more disconnected than others which
are geographically further away. The most difficult junctions or
boundaries occur where the fall-off in town centre activity, or the
under-use and isolation of specific areas, create physical and visual
barriers which are unwelcoming, unsafe and under-policed. This
condition negatively separates residential uses from the established
town centre uses. The successful impact of residential uses
connecting with the town centre is evidenced by the growth in shops,
bars and cafes around Coldharbour Lane and Railton Road.
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3.1.6 leisure and recreation uses
The majority of housing which interfaces with the town centre is
council owned and managed. Private residential ownership is most
evident to the south of Coldharbour Lane, and west off Railton Road.
Other examples of private residential areas which interface with the
centre are Trinity Gardens, Porden Road and parts of the Stockwell/
Bellefields/Ferndale Road network.
A further pattern is the ‘land locking’ or containment of small
sections of residential use within larger commercial and retailing
uses such as Porden Road. Similar land locking happens to the
rear of Marks and Spencers off Nursery Road, where the tract of
land locked between the viaducts is currently severed from either a
residential or commercial ‘life’.

3.1.5 education uses
The Children and young People’s Service is currently undergoing
a review of educational facilities for capital investment in primary
schools via the Primary Capital Programme. This investment
programme will see many of the primary schools in Lambeth
redeveloped over the next 10 to 12 years. A number of schools in
Brixton have been identified for Phase 1 funding and a desk study
is currently under way to identify additional need for primary places
in the Borough. There is a known need for additional places in the
Brixton area, and initial indications are that this will be the same for
Streatham, Norwood and northern parts of the Borough.
The Building Schools for the Future programme is redeveloping and
improving secondary schools in line with a national investment to
improve every secondary school in the country by 2015. In Lambeth
this affects 16 secondary schools, and in Brixton this has led to the
complete redevelopment of the Michael Tippet school and the same
is under way for Stockwell Park school. The Evelyn Grace Academy
opened on 1st September 2008 in temporary accommodation on
Somerleyton Road with 180 year 7 students. This will move to new
premises on Shakespeare Road in 2010.
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Leisure, recreation and night-time uses show a dispersed pattern
across the town centre. The main recreational/gym facilities are the
Brixton Recreation Centre on Station Road, a gym located within Blue
Star House and the Ferndale/Nursery Road sports grounds. Brixton
Recreational Centre, known locally as the ‘Rec’, has benefited from a
recent programme of improvements and is relatively well used. It is
currently undergoing a further aesthetic and functional make over,
including the provision of ground level access and improved signage.
The skate park (known as Brixton Beach) adjacent to Stockwell
Road is a popular public space, although somewhat severed and
disconnected by the Stockwell Road gyratory system. The skateboard
and BMX park is well known throughout London, and is very well
used. It has no indoor facilities or cover, and is open 24 hours.

3.1.7 Culture and arts uses
Brixton has a strong cultural personality, characterised by a history
of sub-cultural movements, a vibrant arts scene and a history of local
music production. This cultural character is representative of Brixton
as a social and cultural ‘melting pot.’
The Ritzy Cinema at Brixton Oval, is a well-known South London arthouse cinema with five screens, a bar and café, operating across a
12-14 hour day.
The Brixton Academy on Stockwell Road has a capacity of almost
5,000, and is recognised as one of London’s foremost music venues,
recently winning the NME’s ‘Best Live Venue’ award. It attracts over
550,000 visitors every year, and hosts over 110 events annually. It is a
key part of Brixton’s identity today and for the future.
The 198 gallery, located on Railton Road, initially known as Roots
Community, has grown from a community arts space, which helped
nurture the Black Arts movement, into a contemporary visual arts
organisation searching out artistic excellence and investing in
emerging talents.

+
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leisure and amenity uses
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distribution of leisure, amenity, civic and cultural uses
Civic, cultural, educational and community facilities
Leisure and recreational
Hard landscaped spaces
Amenity
Underground station
Overground station

33

3
Brixton Printworks Trust on Brighton Terrace is the UK’s leading
textile print resource and recently hosted the opening and awards
ceremony for the young and Creative 2008 competition run in
association with Bettie Morton Gallery (based at Morrish Road SW2).
There is also a wide, vocal and active range of creative and cultural
industries (CCIs) and third sector organisations which occupy smaller
spaces throughout Brixton, some of which are open to the public.
These organisations have a strong part to play in shaping the future
of the town centre.

3.1.8 evening economy
The pattern of night-time use along Brixton Road is geographically
divided between the Academy at one pole and the Ritzy, Prince
Albert, the Fridge and Mass at the other. Both have a cluster of
bars and cafes which serve them, on Brixton Station Road, Railton
Road and Coldharbour Lane. With the exception of the bus and tube
nodes, the section of Brixton Road which lies between these two
poles effectively shuts down at night and lacks any complementary
destinations or attractions. This divisive pattern negatively impacts
on Brixton’s night-time economy, disincentivising the casual or
unfamiliar visitor and leaving the street open to other unorthodox
uses.
Few other night-time destinations or attractions lie outside these
main activity areas. Acre Lane has developed its own small range of
activities focused around convenience shops, bars and restaurants.
Coldharbour Lane east (junction of Moorland Road) similarly has
developed a small-scale centre with cafés, bars, convenience stores
and bookmakers. However, the key streets within the town centre
(Atlantic Road/Station Road/Electric Avenue and Lane/Popes Road)
‘close down’ at night-time, generating an empty, unwelcoming
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environment. Brixton railway station lies in the heart of this ‘no-mans
land’. The environment is discouraging and unattractive, effectively
reducing the use of this station to connect into and out of Brixton.
The negative night-time qualities of this core area reduce the
residential connection to the town centre, particularly on its eastern
side. In particular Brixton Station Road, Popes Road and the stretch
of Coldharbour Lane leading to the Railton Road junction become
challenging areas.

summary
In mapping the patterns of land use within a compact town centre,
it becomes clear that the biggest generator of negative urban
conditions is the division caused by the lack of land use vitality and
continuity between its distinct parts. This is particularly evident
within the Brixton ‘triangle’ of Brixton Road – Brixton Station Road
– Coldharbour Lane, but also clearly evident to the west of Brixton
Road on Bernays Grove, Tunstall Road and Ferndale Road.
Additionally, the polarised day and night time environment of Brixton
Road, which either heaves with daytime pedestrian movement or
is desolate and disused by night, forms a recognisable urban divide
separating key areas of the town centre. Brixton has all of the urban
ingredients to be a success - transport connections, night-time
assets, critical mass of people living in or close to its centre, however
it is faltering and beginning to fail due to discontinuity and quality of
town centre use and activity.
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3.2 transport and moVement
patterns
Brixton town centre is clustered around a central axis of arterial
routes, namely Brixton Road, Brixton Hill, Acre Lane and
Coldharbour Lane. The surrounding urban grain is relatively closeknit as narrower historic streets form connections between the major
arterial routes. Further down the movement hierarchy, controlled
access routes through the markets form experiential corridors
permeating throughout the town centre.
The physical impact of Brixton’s transport infrastructure is
substantial, either through the intensity of bus movements and
pedestrian modal transfer, or through the physical nature and scale
of rail and road infrastructure.

3.2.1 tube and train
A very large number of people (18.6 million per annum) use Brixton
simply as a gateway to the tube network, passing daily through its
streets. This brings significant pedestrian congestion to Brixton
Road where combinations of people disembarking and those waiting
for buses block available pavement width and form obstacles to
easy town centre movement. The Council and TfL have recently
undertaken a programme of improvements to Brixton Road in a
bid to release the pressure of pedestrian congestion and barriers
to movement, including the removal of the railings along the high
street’s central divide.
Brixton Rail Station is on the London Victoria to Orpington line.
Access to the station is difficult and outbound platforms are accessed
through a nondescript viaduct arch and up a stairway to the station
and platforms. The station’s presentation and visibility at street level
is poor on both Atlantic Road and Brixton Station Road.

The South London Line passes through Brixton, utilising the higher
level viaduct above the station platforms. There are currently no
platforms on this line, however studies are under way exploring the
potential to construct new platforms as part of the East London Line
extension (which is not currently proposed to stop at Brixton). Work
is also under way investigating how the upper level South London
Line can be accessed as part of a larger transport interchange, which
could link to the (currently closed) rear exit to the tube. The former
Railway Hotel, also known as Brady’s, is a key connecting land
holding between the tube and train station/interchange, and is owned
by the Council.

3.2.2 bus
The main bus routes into the town centre are along Brixton Road,
Coldharbour Lane and Acre Lane. Brixton has 21 bus routes
accessing the town centre with 13 routes stopping on Brixton Road.
The clustering of bus stops around the tube station on Brixton Road
is part of a key town centre bus service pattern which applies to both
northern and southern routing. Pedestrian density has in the past
been uncomfortable, and movement restricted, however TfL are
addressing this with a programme of works (see 3.2.1).

3.2.3 road
A significant number of both London and the South-East’s population
travel through Brixton by bus or car, experiencing it as a moment
or location along their journey. For road users, a recurring and
memorable condition is congestion on Brixton Road. In addition, Acre
Lane, Coldharbour Lane and Stockwell Road can experience periods
of backed up traffic, negatively effecting public transport, commercial
and private road users, and pedestrian movement and crossing.
Within the town centre the choice of vehicular routes is limited by
the street patterns and their accessibility. Servicing for either the
eastern or western halves of the centre effectively has to come from
secondary streets which are difficult to access at peak times.
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3.2.5 sustainable transport
The markets and shops on the eastern side of Brixton Road and
Electric Avenue (Sainsbury, Iceland etc) are serviced from Brixton
Station Road and Atlantic Road and in part from Electric Lane.
Market trading and pedestrian movement restrict servicing access
and hours, particularly affecting access to shops fronting Electric
Lane.

3.2.4 parking
Brixton has two main car parks, the partially closed Popes Road and
the Tesco surface car park which provides informal free parking for
many visiting the town centre. The Popes Road car park’s lack of use,
particularly at night, has also impacted negatively on the night-time
environment of the town centre and the general streetscape quality
and environment of Brixton Station Road and Popes Road.
Market traders’ parking is located on Brixton Station Road within a
contained service yard, with stall storage also largely housed within
the rail arches off Brixton Station Road. Key factors which affect the
market traders are the availability of service and van parking, access
and proximity to dry and secure storage and the ease of movement
from store to pitch.
The masterplan is committed to reproviding all of the used car
parking spaces for the town centre.
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Brixton Road and Stockwell Road are designated cycle routes
(routes 127, 130), yet are significantly congested. Congestion on Acre
Lane and Coldharbour Lane coupled with constricted lane widths
make cycling in central Brixton challenging. In addition, pedestrian
congestion and lack of adequate cycle storage disincentivises the use
of bicycles within the town centre. The interchange from cycle to tube
or rail is unprovided for through a lack of convenient, secure storage
locations.
To date, town centre studies have recorded the patterns of most
intense pedestrian use as Brixton Road, followed by Coldharbour
Lane and the markets area, forming a ‘triangle’ of movement. The
eastern stretches of most connecting streets into Brixton show
low levels of pedestrian movement, the only exceptions being
Coldharbour Lane east, and Acre Lane. To date, proposed solutions
rely on the following:
•

Improvement of links to the areas surrounding the town
centre.

•

The creation of new routes and links around Brixton Station
Road.

•

Enhancing the connections between the various arcades.

•

Redesigning pedestrian crossings and improving pavements
to Brixton Road.

•

Furthermore, improvements to existing public squares and
more ground level uses are underway.

3.3 publiC realm
Recent relevant developments include the partial closure of Popes
Road car park, the reduction in the pattern of trading and footfall
within the indoor markets and an increase in pedestrian intensity
on Brixton Road. There are four car club spaces within or close
to Brixton town centre highlighting the potential for change and
reduction of vehicular journeys in the town centre.
The experience of the pedestrian environment in Brixton creates
problems for pedestrians and businesses alike, with an ethos of
continual movement rather than an environment which welcomes
stopping, sitting and browsing. Electric Avenue, while visually
interesting, is cluttered and lacks depth of view, which discourages
greater pedestrian permeation. The indoor markets are therefore
largely concealed to those unfamiliar with the town centre.

3.2.6 summary
In summary, Brixton is a ‘well trodden’ environment however, whilst
its main streets are dense with pedestrian movement, nearby streets
are at times vacant and uninviting. The symptoms and environment
of movement discourages people to experience or make better use of
the town centre.

Brixton’s public realm has been partially described in the previous
section in terms of its main streets, uses and patterns of movement.
As highlighted, the streets in the centre of Brixton discourage
the extension of movement and connection. Physically, Brixton’s
public realm exhibits its recent history of use and the responses
to it – mostly by way of highway initiatives. Within the public
realm, Brixton’s compactness and its current condition are its key
opportunities for transformation and improvement. Key features
of Brixton are its street ‘grain’ and the elements which frame and
compose it: it has a strong historical street pattern that can reinforce
the setting of existing and new buildings and can also generate the
creation of new spaces and places.

3.3.1 brixton’s streets
The street ‘grain’ includes three distinct urban scales, from the wide
streets and strong frontage of Brixton Road and Acre Lane to the
secondary street patterns of the surrounding routes, where street
width is narrower, building plot sizes smaller and heights typically
lower. Brixton’s markets offer the finest grain of covered streets and
arcades with small and shallow frontages.
The urban pattern of Brixton nests these three patterns within one
another. This sets up one of the key challenges of the public realm in
Brixton - how to re-engage the finer grain streets which suffer due
to lack of legibility, visibility, signposting and an uncoordinated public
realm that demotivates discovery.
Brixton’s iconic markets are concealed behind a maze of twisting
streets, which shorten depth of view and spatial legibility. Electric
Avenue, one of the key streets in Brixton and one which has the
potential to act as a gateway to the market triangle, is currently
cluttered by the variety and orientation of market stalls, shop
canopies and open frontages which trade directly to the street. This
shortens the depth of view from Brixton Road, and consequently
lessens Atlantic Road’s appeal.
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3.3.2 brixton’s public spaces
Brixton Station Road and Atlantic Road discourage discovery largely
due to a lack of activity and poor appearance (the bollarded route
through Brixton Station Road, the blank metal facade of Argos on
Atlantic Road etc).
Coldharbour Lane west, sandwiched between the eastern rail
bridge (at Atlantic and Railton Road) and Brixton Road, continues to
maintain a separate life of its own, clearly differentiating itself from
the high street yet not signalling its relationship to the markets. This
has also become a bollarded street and highway engineering has
started to dominate, although a programme of works are under way
to address this. Along with Brixton Station Road, it has become a
highly controlled zone, with a raft of safety features which ironically
signal it as a car street rather than a foot street.
Popes Road, overshadowed by the multi-storey car park and the
Recreation Centre, now effectively acts as a surface car park. There
is a lack of active frontage and destination to either end of it, which
has deactivated and disconnected it as a part of the town centre (with
the exception of its role for market access and parking).
Transforming the everyday experience of residents, visitors and users
of the town centre is one of the most significant signs of change
and the public realm works recently undertaken by the Council
and TfL have helped to address these issues. To be successful the
masterplan process must build upon these initial improvements, and
expand them to progressively transform all of the core streets and
spaces of the town centre, creating an environment for regeneration
and redevelopment and providing for existing and new land uses.

Open recreation space such as parkland or public gardens is
currently provided by Tate Gardens, Rush Common and St. Matthew’s
Peace Gardens (in the core town centre area), with Brockwell Park,
Loughborough Park, Max Roach park and Wyck Gardens in the wider
study area. Windrush Square (a major new public space which is
currently under development due for completion in 2010) is proposed
as a new public amenity space providing a setting for the Ritzy
Cinema, the forthcoming National Black Heritage Centre and St.
Matthew’s Church and Peace Gardens.
Tate Gardens is identifiable as the setting to the Ritzy, Tate Library
and the Town Hall, however this area is not currently known as a
location or landmark within the town centre. Its layout, once designed
to accommodate sitting and stopping, was then revised to discourage
unorthodox activity. Traffic and highway engineering solutions
on Coldharbour Lane, Brixton Hill, Effra Road and Brixton Road
separate this and the neighbouring St. Matthew’s Peace Gardens
from the main body of the town centre. Pedestrian movement is
difficult, particularly from the western side of Brixton Road. The
existing Windrush Square to the south is a formalised but little used
green square, poorly framed by surrounding buildings.
Coldharbour Lane Gardens is an informal but designated open space
fronting the ‘Barrier Block’ (Southwyck House) of the Loughborough
Park Estate. It is divided by a former Texaco garage site, which is
designated as development land. Currently it acts as a transition
zone or buffer between Coldharbour Lane and the Barrier Block
rather than as a functional and accessible amenity space.
Canterbury Gardens Estate contains two large south facing open
spaces or green squares, grassed and largely unused, with small
back gardens or patio spaces edging them, equally largely unused.
These spaces present an opportunity for regeneration as high-quality
green space provision for both estate residents and wider Brixton
residents.
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3.3.3 summary

3.4.2 Conservation area

Brixton has 21 streets which make up its core town centre. During
the day and weekend, many of these are relatively well used by
pedestrians, reducing by evening to five core routes (Brixton Road,
Coldharbour Lane, Acre Lane, Stockwell Road, Brixton Station
Road west). Brixton’s public realm suffers greatly from inactivity,
and displays a lack of ownership by either businesses or residents.
Vacancy, decay and abuse of failing sites and buildings further
exacerbate this character.

The Lambeth Planning Department’s Conservation Area Statement
for Brixton (CA 26) is a key consideration in determining planning
applications affecting the area. The statement contains an appraisal
and management plan and describes the special architectural and
historic character of Brixton, identifying the individual buildings,
streets and views that make a positive contribution to that character
and providing guidelines for building conservation and new
development.

3.4 ConserVation and heritage

3.4.3 brixton’s architectural and
historic Character

Much of the Brixton Town Centre Framework Area is within one of
five adjoining conservation areas: Brixton (CA 26); Trinity Gardens
(CA18), Rush Common and Brixton Hill (CA49); Brixton Road (CA6)
and Loughborough Park (CA27). Conservation areas have been
designated by the council because they have a special architectural
or historic character or appearance that it is desirable to preserve or
enhance.

3.4.1 listed buildings
There are 42 listed buildings within the masterplan area . Listing
means that a building has been recognised by the government as
having special architectural or historic interest in national terms and
it is expected that every effort will be made to preserve them. It is
exceptionally rare for permission to be granted for their demolition.
Extensions and alterations (including those to interiors) are subject to
the additional planning control called Listed Building Consent (LBC).
Applications are determined against national guidance (PPG15) as
well as local policy.
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The special character of Brixton includes both its buildings and
the spaces between them. Its architectural gems are the listed
buildings, but also of significance are the unlisted buildings that
reflect the area’s distinctive history; the dramatic townscape created
by the Victorian railway viaducts; the unique and vibrant covered
markets, and the skyline views dominated by the clock towers of St.
Matthew’s Church and the Town Hall. New development must be
carefully designed to respond to the special architectural and historic
character that makes the area distinctive. The starting point for any
new design should be the existing buildings and townscape, to which
form, scale, mass, location and appearance of a new development
should relate sensitively. This does not mean that new buildings
should look like old ones, and high quality contemporary design
will often be an appropriate response to Brixton’s architectural and
historic character.

ca 6

ca 27

ca 18

ca 26

ca 49

planning designations
Lambeth UDP 2007
Masterplan area
Conservation area
Brixton area of small shops and markets
Key Industry Business Area (KIBA)
Major development opportunity
Listed buildings
ca

Conservation area designations
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3.4.4 massing
Brixton presents compact urban form in its town centre with a
range of building heights typically between three and five floors,
with a consistent cross section where heights on either side of the
street correlate within acceptable ranges. The conservation area
designation defines and protects the core town centre street and
building fabric. There are a number of taller buildings (all outside
the conservation area) such as Blue Star House and International
House, developed over the last thirty years. The Recreation Centre, a
taller building within Brixton Station Road, is the closest such scale
of building to the conservation area.
Planning applications for tall buildings are assessed against UDP
Policy 40 and English Heritage (EH)/CABE guidance. They should
not be located where they will harm the character or setting of a
conservation area or listed building and are unlikely to be appropriate
within the conservation areas or where they would significantly affect
important local views (particularly those of St. Matthew’s Church and
the Town Hall).
In addition to the CABE/EH Tall Building Guidance, the masterplan
recognises three arrangements for tall buildings and towers, as
stand-alone structures, as part of a clustered arrangement and as
part of an urban ‘family’ of buildings. A key test for the location of a
tall building is spatial and locational significance i.e. does it positively
contribute to a spatial logic, its urban structuring, its understanding
and benefit, and does the placing of a tall building add to its
neighbourhood’s locational significance.
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The masterplan requires that the placing of new tall buildings
compliment and reinforce the town centre core, successfully
integrating into its streets and spaces, positively contributing to the
urban landscape. Tall buildings should generally present a slim
and vertical aspect to the town centre, optimising the building’s
verticality and lightness of appearance. Tall buildings designed for
residential use need to demonstrate a clear understanding of design
for high rise living i.e. innovation in design, optimised internal living
environments, maximised amenity space, a building design response
that differentiates ground, mid and upper level living.

3.5 enVironmental impaCt

3.5.2 recycling

As detailed in chapter 2, the masterplan’s key moves are
underpinned by the ethos of a sustainable town centre. Brixton is
currently home to a number of grassroots organisations aiming to
tackle climate change on a localised scale. The masterplan aims to
introduce the infrastructure and methodology to implement a more
widespread culture of sustainability.

Lambeth is currently operating in line with the statutory recycling
target of 21% for 2007-2008 with its total recycling rate at 23% during
2006-7 including a rate of 2.6% for composting. The London Plan
sets out targets of 35% domestic recycling and composting by 2010
and 45% by 2015, with a 70% target for recycling or composting
levels in commercial and industrial waste by 2020. A range of
facilities currently exist for residents in Lambeth, including doorstep
collections, garden waste services on request and 40 recycling sites
around the Borough.

3.5.1 Carbon emissions
The residents of Lambeth are currently responsible for an average
12 tonnes of CO2 per person (REAP (Resources and energy analysis
programme) 2004 ). This is based on ‘by consumption’ calculations
which include the impact of a product being manufactured or grown
elsewhere and transported to Lambeth for consumption. The graph
below illustrates the breakdown of emissions from various aspects of
an individual’s lifestyle. It is clear that housing is the key contributor
to emissions, although the other categories including transport,
food and consumer items all make significant additions to the CO2
emissions of an individual. It should be noted that Brixton Hill has
been cited (in the South London Press, October 2006) as having the
worst air pollution in the UK.

lambeth Carbon emissions

REAP (Resources and Energy Analysis Programme) 2004

The target to cut UK emissions by 60% by 2025 is equivalent to a
reduction of 4.8 tonnes per person.
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3.6 brixton now: summary

3.6.1 reinforcing gateways

Brixton’s key guidelines underpinning change and development can
be described using the following three categories:

Four gateways define the perimeter and entrance to the town
centre. Gateway A (Town Hall and Windrush Square) and B (Brixton
Academy and Police Station) define the southern and northern
approach, whereas Gateway C (Overland Station) and Gateway D
(Carlton Mansions and Somerleyton Road) define arrival from the
east. Gateway D also functions as a more localised gateway to
the residential neighbourhood of the Moorlands Estate, whereas
Gateway C is metropolitan in scale as it forms a threshold and
sense of arrival for commuters and visitors to Brixton. The gateways
with their landmark buildings and destinations, associated hubs of
activities and services form a perimeter around the markets area.
Reinforcing and enhancing the distinctive characteristics and mix of
uses and improving the connectivity between the gateways will result
in not only defining the uniqueness of Brixton’s town centre but also
activating footfall through the markets area.

• sustainability: the masterplan will use the One Planet Living
principles as a framework for all proposals for the town centre.
By developing a future town centre that embodies the ethos of
these principles, Brixton can truly become an urban exemplar for
sustainable urban regeneration.
• uniqueness: by building upon the uniqueness of the existing
urban context, and protecting it’s intricacies and quirks, we can
ensure that future Brixton will retain it’s character and identity.
• Connectivity: by building upon the connectivity of the town centre,
both in a regional context, and at a local scale between the key
regeneration areas, the masterplan will ensure that it reaches
across Brixton’s town centre to initiate change that is accessible
and equitable to all.

Our understanding of Brixton’s potentials has informed the
development of the masterplan according to the following key
spatial devices:
•
•
•

Gateways
Hubs
Permeability/Connectivity.

3.6.2 linking hubs and enhancing permeability
Hubs are described as areas of concentrated services and a lively mix
of activities that serve as key attractors/destinations within the town
centre. Together with the markets area, 4 other hubs are located
in close proximity to the identified town centre gateways. The key
focus or specialist provision of each of these existing hubs should be
supported and enhanced.
The differentiation and distribution of these hubs creates a
constellation of destination points through the town centre. Linkage
between these hubs is reinforced through improved pedestrian
routes that together with public realm, public art and lighting
improvements, generates a series of circuits and loops between the
high street, stations and markets areas. This brings an increased
vitality to both the town centre and the markets.
Together these elements help to structure the key opportunities and
key moves of the masterplan.
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